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FINAL ENVIRONMENTAL IMPACT REPORT
VISUAL IMPACT ANALYSIS
INFORMATION FOR THE READER

This document consists of the Visual Impact Analysis (VIA) for the Campus Park Project
(Proposed Project or Project) and analyzes Project elements applicable to aesthetics review.
Since circulation of the Project Draft Environmental Impact Report (EIR) and associated
technical reports, refinements in Project description have been implemented in response to
comments received.

The majority of Project refinements occur west of future Horse Ranch Creek Road and all of
them would be south of proposed Harvest Glen Lane. The majority of the developed uses and
their construction footprints (residential, office professional, recreational and commercial)
remain the same as previously analyzed.

South of future Harvest Glen Lane and west of future Horse Ranch Creek Road, the Proposed
Project has been refined to: (1) eliminate some development areas, (2) modify specifics of
development detail in some areas, and (3) eliminate the potential for connection to an off-site
future wastewater treatment plant (WTP) to be constructed by others. Specifics of road design
improvements also vary.

Overall, primary design changes result in 325 fewer multi-family (MF) homes (a reduction of 41
percent), and an increase in the biological open space preserve of 20.7 acres (or 11 percent). See
Figure A for a comparison of the Project evaluated in the Draft EIR with the current plan.

Project refinements relevant to this technical report are addressed below.

Relevant Refinements to Project Description

The Draft EIR included two multi-family residential areas (MF-1 and MF-4) west of future
Horse Ranch Creek Road and north of SR 76. These areas were proposed to contain a total of
300 residential units sited on a total of 21.1 acres. Both have been eliminated and now would
largely be in open space. Within the MF area east of future Horse Ranch Creek Road and north
of future Harvest Glen Lane, Draft EIR MF-3 has been renamed MF-1. Multi-family uses in
MF-2 have been reconfigured.

A 2.4-acre detention basin was previously located south of (how eliminated) multi-family
housing west of Horse Ranch Creek Road. With the elimination of that housing, this basin has
been relocated to the north, and the basin size and shape have been modified to encompass a
surface area of approximately 5.2 acres (although the detention capacity has not changed as the
current basin is shallower). Similarly, a 2.6-acre potential wet weather storage pond associated
with a previous wastewater management option would be eliminated (along with any associated
impacts), as would any utility lines required to tie into the proposed off-site WTP under this
option.



A sewer lift or pump station and trail staging area would be moved from an isolated small
Project parcel west of future Pankey Road and north of SR 76 to east of future Pankey Road, in
the old area of MF-4.

Changes have been made to specific design of an off-site portion of future Pala Mesa Drive,
Pankey Road and on-site Pankey Place. With regard to Pala Mesa Drive/Pankey Road
modifications resulted from a request by the abutting Campus Park West Project to shift a
portion of the alignment, and this shift has been worked out in coordination with the Department
of Public Works. For on-site Pankey Place, modifications are related to deletion of MF-4 on the
south side of the road, and retention of open space.

Technical Analysis Modifications Based on Project Description Refinements

Noise barriers and berms previously proposed with the prior MF-1 and MF-4 units west of future
Horse Ranch Creek Road and north of State Route 76 (SR 76) have been eliminated. The
increase in open space preserve areas in the southern portion of the Project would constitute a
larger swath of greenery under the refined Project and would retain a greater visual effect. The
southern boundary of the Project overall would remain in a much less developed state, with
viewers from SR 76 and points north, west and south seeing much lower elevation and isolated
facilities (the pump station east of Pankey Road, a trail staging area) rather than multi-story
residential uses with sound walls. Sound walls (and associated vegetative screening) along SR
76 would no longer be necessary and landscaping would focus on ground covers, shrubs and
some trees between the pump station and SR 76. The rustic equestrian fencing edging the trail
would continue to be visible from SR 76. Adjacent to MF-2 east of future Horse Ranch Creek
Road, the sound attenuation wall has been reduced in extent based on a change in proposed
product type, but the wall height remains as analyzed in the circulated technical report.

The less than significant visual impacts associated with the Proposed Project would additionally
lessen in intensity in this southern area. Cumulative impacts would remain significant and
unmitigable due to the extent of regional development. Based on the described considerations,
no change to environmental design considerations associated with the refined Project or
significance conclusions reached in conformance with the California Environmental Quality Act
would occur and no change is required to the attached technical analysis.

Each of the above-cited and additional specific revisions are now included as part of the public
record and will be before the Board of Supervisors during their consideration of the Project.
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1.0 INTRODUCTION

1.1 Study Purpose

The following Visual Impact Analysis was prepared for the proposed Campus Park Project. This
analysis is based on the Project description found in Chapter 1.0 of the Campus Park EIR and the
Campus Park Specific Plan Amendment/General Plan Amendment Report prepared by Development
Design Services & GraphicAccess, Inc. (DDS/GA; 2009). Project elements applicable to aesthetics
review (e.g., site design, architectural, landscaping/fire management, lighting, and grading) are
summarized below.

1.2 Project Location

The Project site is located in the unincorporated community of Fallbrook in northern San Diego
County, approximately 6 miles southeast of the downtown area of Fallbrook, 9 miles south of the city
of Temecula, and 46 miles north of downtown San Diego. Refer to Figure 1 for a Regional Location
Map. Figure 2 provides a location map of the Project site.

The irregularly shaped 416.1-acre Project site is approximately 3,000 feet across (east-west) at its
widest point and 11,000 feet (approximately two miles) long from the north boundary to the south
boundary. State Route (SR) 76 (Pala Road) borders the site on the south. Pankey Road, Interstate 15
(I-15), and two properties proposed for development (Campus Park West and Palomar College)
border the Project site on the west. Undeveloped land lies immediately adjacent to the Project site’s
northern boundary, including property owned by the Fallbrook Land Conservancy. Undeveloped land,
cultivated groves, single-family residences and an additional property proposed for development
(Meadowood) are located to the east. A small, rocky hill and quarry site, Rosemary’s Mountain, lies
east of the southern portion of the Project site. A hill, an undeveloped lot, and the San Luis Rey River,
which trends northeast to southwest, are located to the south of the Project site. Lancaster Mountain,
a notable local peak, and Lake Rancho Viejo, a single-family residential development, lie south of the
San Luis Rey River. To the west, across I-15, are the Pala Mesa Resort, residences, and a few
commercial buildings.

1.3 Project Description

The Project proposes on-site construction of a mixed-use community. The development would
include a total of 1,076 single-family and multi-family homes and professional office uses, as well as
parks, a Homeowner’s Association (HOA) recreational facility, a Town Center, and designated open
space and biological open space preserves (see Land Use Plan, Figure 3). The infrastructure necessary
to support the development would include on- and off-site roadways, sewer and water facilities, and
storm drains, as well as support for non-vehicular modes of transportation via bikeways and pedestrian
paths.

Single-family residential units would be located in the northern portion of the site, and multi-family
housing would be located in the central southeastern areas, on either side of Horse Ranch Creek Road
as well as abutting SR 76. Professional office buildings, an active sports complex, and a Town Center
would be aligned along the eastern side of proposed Horse Ranch Creek Road. Preserved coastal sage
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scrub habitat would abut most of the northern portion of the Proposed Project to the west, north, and
east. The southern portion of the Project would include mostly preserved riparian habitat.

The lowest-density residential neighborhoods, with gross densities of approximately four to six
dwelling units per acre (du/ac), would be located along the northern and eastern edges of the site, and
the highest residential densities would be developed in the central area. Neighborhood collector roads
would provide access to the residential areas; some single-family homes would be arranged along cul-
de-sacs. These homes would be a maximum of two stories high (35 feet) and would be built in a
variety of complementary styles that reference historical architectural styles. These styles would
include Spanish Colonial, Spanish Mission, Monterey, Craftsman, and Prairie. Common to all these
styles is the incorporation of pedestrian-oriented elements such as patio entries, arches, front-facing
windows and entry doors, second-story balconies or porches, de-emphasized garages, and varied or
stepped masses—both vertically and horizontally (such as the use of single-story elements in a two-
story house). Tile roofs are assumed as part of this design, but would be softly colored in tans, browns
and dusty orange/red rather than brightly colored red tiles. A variety of setbacks and styles would be
encouraged so as not to create a monotonous pattern. See Figures 3a through ¢ for conceptual
building elevations for these areas.

Multi-family housing located in the central portions of the site could include town homes or
condominiums, with densities of approximately 12 to 18 du/ac. These buildings would be up to three
stories high (35 feet), and each would be designed and positioned to create courtyards and common
areas connected by landscaped walkways. These buildings would vary in appearance as well, but
would include common elements within each street or neighborhood such as similar building heights,
materials, window or door styles, detailing, porches, arcades, or color. Varied setbacks would be used
to add visual interest. Pedestrian-scale design elements such as trellises, columns, archways, doorways,
porches or patios, and upper floor balconies and windows would be included on these buildings to
minimize the buildings’ visual scale and mass. See Figures 3d through g for conceptual building
elevations for these areas.

The Proposed Project would accommodate and encourage pedestrian connections between homes,
businesses, retail areas, parks, and trails. A multi-use eight-foot-wide decomposed granite trail along
the west side of Horse Ranch Creek Road to its juncture with Baltimore Oriole Road (where it then
continues east along Baltimore Oriole Road) and a five-foot-wide concrete-paved sidewalk on the east
side would provide regional trail connections through the Proposed Project. The Town Center would
be located within approximately %2 mile of most residential units to encourage access via foot or
bicycle. All streetscapes along the major Project roadways would include landscape parkways,
sidewalks, or trails, and tree-shaded walkways. Nighttime lighting would be provided for safety.

The Town Center would include a variety of social, civic, and commercial uses within the Proposed
Project such as community serving commercial retail shops and services, restaurants, offices, and a
post office. Broad sidewalks, varied entryways, storefront windows, shade trees, arcades and
overhangs, pedestrian plazas, café seating areas, low-walls or benches, planters, and well-marked
pedestrian and bicycle routes would be used to encourage pedestrian activity within the Town Center.
Entry points to the project and for each major area within the project, such as the Town Center, would
be oriented toward the major streets. Parking may be offered along some adjacent streets; however,
most parking, service, and utility areas would be placed behind the buildings, or in areas where they
could be screened. See Figures 3h through | for conceptual elevations of the proposed non-residential
buildings.
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Non-residential buildings within the Proposed Project would conform to general architectural
guidelines and criteria rather than strict design requirements. Continuity would be achieved through
the use of complementary materials and building placement within lots. For example, the use of stone
would be encouraged in order to reference local site characteristics and the rocky nature of the
surrounding hills.

A trail staging area is proposed immediately west of Pala Mesa Drive, north of SR 76. This staging
area would provide parking for recreational users intending to utilize the region’s existing and/or
future trail network. It would include an asphalt parking area; parking lot trees and landscaping; and
perimeter landscaping, including a landscaped berm to screen lower asphalt portions of the parking
area from view.

A sewer pump station would be constructed on 0.1 acre east of the proposed trail staging area and
adjacent to Pala Mesa Drive (Figures 4 and 5).

The Project would require 1.6 million cubic yards of cut and fill to configure the proposed pads and
slopes. The largest manufactured (cut) slope would be 65 feet tall, have a cut ratio of 1.5:1 (1.5 feet
horizontal to every 1 foot vertical), and would be located in the northern portion of the project, along
the eastern edge of Song Sparrow Drive. Additional manufactured slopes would be required in order
to transition between the flat pad areas created for the houses and the surrounding hillsides, as well as
between houses and within private lots. Parcel slopes surrounding the developed areas (as well as
slopes within the project but not on private lots) would be HOA lots, and would be maintained by the
association. With the exception of the single slope noted above, no manufactured (cut or fill) slope
would exceed a maximum slope ratio of 2:1.

Landscaping would be used to increase continuity between various buildings and uses across the
Project site (see the Landscape Concept Plan, Figure 6; complete landscaping lists are included in
Tables la through 1h, provided at the back of this report). Primary street rights-of-way (Baltimore
Oriole and Longspur Roads) within the Project site would be planted with formal rows of olives with
informal accent tree groupings. These could include primary street trees of California sycamore and
coast live oak with background, slope and accent trees of incense cedar, African sumac and Australian
willow among others. The reader is referred to Table 1b for a complete list. The major roadways
providing access to the Project (Horse Ranch Creek Road, Pala Mesa Drive), and SR 76 would be lined
with trees. Within the Project, landscaping would include informal groves of trees such as sycamores
and oaks with accent groves consisting of olives and/or flowering accent trees. In general, streetscape
trees would be 40 to 50 feet on center in order to maintain 20 feet between mature canopies. Post-
and-rail fences, vine arbors and low stone walls edging the streets and walkways also would be used to
contribute to the rural character of the entry statement (see Figure 7 for the Conceptual Fencing and
Monument Plan, and Figures 7a through 7c¢ for the Conceptual Entry Monument and Community
Wall, Fence, and Sound Walls and Barriers Concepts). Residential areas (both single-family and
multi-family) would use the same trees, providing continuity within the overall development. These
trees would include some of the most iconic—silk, camphor, Chinese flame and Brisbane box are all
included, as well as others (see Tables 1c and 1d).

Landscaping also would be used to provide transitions between the proposed development and
surrounding open space areas as well as to screen manufactured slopes. Native trees and shrubs would
be used in the fuel modification/brush management zones surrounding the outlying houses, as allowed
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in the Fire Protection Plan/Fuel Modification Plan (FPP; Hunt Research Corporation {Hunt} 2009)
prepared for the Project (refer to Figure 6a for the Conceptual Fuel Management Areas). These plants
would provide a transition and a buffer between the ornamental landscape within the neighborhoods
and the native landscape on the surrounding hillsides or creek areas; the primary tree would be oak
supported by sycamore at creek or channel crossings. Manufactured slopes and transition areas
between neighborhoods within the Proposed Project would be planted with native and low water use
vegetation such as California fuchsia, meadow sedge, ceanothus (wild lilac), and coastal agave (see
Tables 1g and 1h for complete lists).

Additional landscape features such as fences, walls, and signs would emphasize entryways for the
professional office, Town Center, and neighborhood areas within the Project. The primary entry on
Horse Ranch Creek Road would be planted with California sycamore and olives. Walls and fences also
would be used to create continuity and establish character. Walls would provide screening, sound
attenuation, security, and neighborhood identity; these would be faced with stone (or have stone
highlights) where visible to the general public. Perimeter walls would be constructed with concrete
blocks between occasional pilasters; the pilasters would be faced with stone. Wooden post and rail
fences would edge roadways and trails where equestrian uses are permitted (see Conceptual Fencing
Plan, Figure 7).

Approximately 174 acres of existing vegetation (approximately 42 percent of the Project site) would
be retained on site within dedicated biological open space preserves; coastal sage scrub-covered slopes
would be preserved in the north, northwestern, and northeastern portions of the site, while riparian
areas would be preserved along the southwestern boundary of the property. An additional 25.1 acres
(fuel management zones, interior landscaped slopes and a detention basin) would be designated as
open space for HOA maintenance, otherwise known as common open space. In addition, six passive-
use neighborhood parks (each either 0.2, 0.3 or 0.5 acre) and an HOA recreation/community
facility—including a pool and a small picnic area/barbecue—would serve local residents. An 8.5-acre
active sports park would be located along Horse Ranch Creek Road. The park would include two
baseball fields—one overlapping with a soccer/multi-purpose field—a restroom/maintenance building,
and parking. In all, approximately 52 percent of the Project site would consist of park facilities or
open space, including biological open space preserves and storm water management facilities. No
development or fire clearing would be allowed within the preserved native open spaces, although
hiking trails would connect the Town Center, residential areas, and internal community trails to
existing hiking trails in the surrounding area (see Parks and Trails Plan, Figure 8). As described
above, the Proposed Project would include buffers between the development and the open space areas.
Buffers would overlap with the fire zones and would contain native species, per the fire management
plan (Hunt 2009).

Several new roadways would be constructed to provide access to the Project’s neighborhoods. Horse
Ranch Creek Road would provide the primary entrance to the Project site and access to the majority of
the development. This road would extend north from SR 76, ultimately connecting with the existing
northern portion of Pankey Road. Horse Ranch Creek Road would be 78 feet wide (including a 14-
foot-wide median), and would be placed within a 106-foot-wide right-of-way. It would consist of two
travel lanes in each direction. The right-of-way would contain street lighting as well as 16-foot-wide
landscape easements that would contain meandering pathways. As noted above, the pathways would
consist of an eight-foot-wide decomposed granite trail on the west side of Horse Ranch Creek Road
(for equestrian and pedestrian use) and a five-foot-wide concrete sidewalk on the east side (for bicycle
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and pedestrian use) connecting to neighborhood walkways and trails within the Project site and
surrounding area.

Secondary street access would be provided from the south via Pala Mesa Drive, which would extend
northwest from Pankey Place, and ultimately connect to Old Highway 395 west of I-15 via an
existing, currently unused bridge. Cul-de-sacs and collector roads would serve the residential areas.
All roads would have sidewalks (composed of either concrete or decomposed granite), landscape
easements, and lighting. Some roads would include on-street parking; additional off-street parking
lots would be provided within the professional office, Town Center, multi-family residential, and park
areas.

SR 76, adjacent to the southern edge of the Project site and for a limited extent east and west of
Pankey Road, is currently undergoing widening to accommodate region-wide traffic and to ensure
acceptable traffic flow by others. The SR 76 trail in this area (see discussion under Recreational
Facilities, below) would have an eight-foot wide decomposed granite trail and rail fencing installed by
the Proposed Project on the north side of the road (see Figures 7 and 8).

The Proposed Project also includes off-site road and utility improvements. The proposed alignment
for Horse Ranch Creek Road, the major community access road, extends through the parcel, and
connects with SR 76 just east of the Project site. Additionally, an extension of Pala Mesa Drive would
be constructed through the adjacent Campus Park West property to connect to the Pala Mesa Drive
bridge over I-15. All new utility lines would be installed below grade and would not be visible, nor
would they require the removal of trees or highly visible vegetation. An existing 69-kilovolt power
line extending east-west across open space and the Project development area would be undergrounded
in concert with adjacent planned development from future Horse Ranch Creek Road to east of
Campus Park.

2.0 EXISTING CONDITIONS

This section addresses the existing setting and visual conditions in the area, and includes photographs
of the site. This section also includes a discussion of the Project viewshed, as well as the numbers of
viewers in the area, and the location, type and frequency of views. The existing visual and landform
setting is based on an analysis of photographs, topographic mapping, aerial photographs, reference
document reviews, and documented on- and off-site land uses, as well as site reconnaissance.

2.1  Existing Setting

2.1.1 Campus Park Project Site

Site Topography

The topography of the Project site generally slopes downward to the south and west, toward Horse
Ranch Creek, which extends along the western Project site boundary and ultimately feeds the San Luis
Rey River in the south. The southern area of the Project site is relatively flat, consisting primarily of
flood plains associated with the creek and attendant riparian areas. The lowest elevation on site is
approximately 250 feet above mean sea level (amsl) at the southern boundary of the Project site.
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Topography is more varied in the northern area the site, where slopes comprising the base of
Monserate Mountain slope upward to the north and east, and canyons transect the hills in a
northeast/southwest direction, directing drainage into Horse Ranch Creek. The highest point on the
Project site is approximately 850 feet amsl, located in the northeastern corner of the site. A small
ridgeline with elevations of approximately 460 to 510 feet amsl extends from the surrounding hillsides
southward along the western boundary of the Project site.

Hillsides in the northern area of the Project site are composed of gentle to steeply rising slopes. The
steepest on-site slopes comprise the walls of the canyons running through the central portion of the
northern area, while other steep slopes with more than a 50-foot rise exist on the hillside near the
northwestern portion of the property and on the hillsides rising northward and eastward toward the
mountains. Refer to Figure 9a, Steep Slope Map, for a map showing natural slopes with more than a
50-foot change in elevation.

Existing Site Land Uses

The Project site currently supports one residence and some minor passive agriculture (grazing)
activities; the majority of the Project site has been used for grazing. Two ostriches are present, and (at
the time of initial site visit) approximately 60 cattle were kept within the southern half of the site.
Historically, the flatter portion of the site was used for crop farming. Containment and drainage
channels were constructed in these areas to allow for irrigation and cultivation of crops. When I-15
and SR 76 were constructed, drainage from the property into San Luis Rey River was restricted to a
channel and bridge structures. The Horse Ranch Creek drainage was originally altered during the
construction of Old Highway 395 and SR 76. More recently, the creek was realigned during
construction of I-15.

The southern extension of Pankey Road, which intersects with SR 76, trends through the
southwestern-most portion of the Campus Park property. Several dirt roads are located on site,
including Pala Mesa Heights Drive, which divides the Project site’s 241-acre parcel to the south and
the 176-acre parcel to the north. This private road provides access to the properties that are north and
east of the road.

Vegetation

The northern portion of the project site burned in the Rice Fire of October 2007. The burned area
consists of coastal sage scrub and non-native grasslands habitats. The fire did not burn the area to the
south of proposed Pankey Place, the on-site residence, or the riparian areas. The following
information and analysis is based on site surveys conducted prior to the fire.

The visually dominant features of the Project site consist of riparian vegetation in the approximate
southern third of the site, grassy areas in the central third of the site, and a variety of native vegetation
among the hills and canyons of the northern third of the site (Figure 9b).

Large sycamore and oak trees and a wide swath of riparian vegetation grow near Horse Ranch Creek,
covering most of the southern portion of the Project site. The dense riparian vegetation associated
with the creek spreads northward, narrowing to a smaller strip of trees where it leaves the Project
parcel and parallels I-15. No buildings currently exist in these areas. The riparian vegetation does not
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border the southern boundary of the site. A grassy area, approximately 500 feet across and as wide as
the property, buffers the riparian area from SR 76. The creek continues southwesterly after crossing
the southern extension of Pankey Road.

The middle third of the Project site is almost entirely covered with low-growing, grassy vegetation on
flat ground or low hills.

North of Pala Mesa Heights Drive the topography and the vegetation are more varied, and the site
contains a larger variety of visual elements. Dark-colored oak trees and large shrubs grow in and
along the canyons, and scattered stands of eucalyptus delineate the current residence and former home
sites, the foundations of which currently are overgrown with native vegetation. The hills in the
northern portion of the site mainly are covered with low-growing shrubs or grasses. Dense, shrubby
native vegetation similar to that found in the surrounding hills, grows on the higher elevations of the
Project site, near the property boundaries.

Non-native and disturbed vegetation types that occur on site include non-native grassland,
ornamental trees, eucalyptus woodland, and disturbed and developed areas.

Existing Qutdoor Lighting

The Project site currently has very low levels of existing lighting, due to the existence of only one
residence on the property. Minimal lighting, limited to that needed for safety, exists at that residence.
This lighting is visible from I-15 and is generally the only lighting visible to the east of the interstate
at night between the Stewart Canyon Road undercrossing north of the site and SR 76 south of the site.

Typical Project Site Views

Several photographs were taken to illustrate the existing visual character of the Project site and the
surrounding area. These are described in the following paragraphs. Figure 10 is an aerial photograph
of the Project site and the surrounding area, and shows the location from which each photograph
shown in Figures 11a through 11f was taken. Photographs 1 through 3 (Figures 11a and 11b) were
taken on the Project site and depict existing land forms, vegetation, and structures on site, as well as
features of the surrounding area that provide a backdrop for Project views. Photographs 4 through 12
(Figures 11b through 11f) illustrate typical views (TVs) toward the Project site from public roadways
or trails in the areas surrounding the Project site.

TV 1 (Figure 11a) looks eastward across the Project site. This photograph was taken from near the
western property boundary in the central portion of the Project site. A small shed (which has since
been removed when the well site it protected was capped) and some power poles supporting utility
lines are visible in the middle ground of the photograph. Grassy areas make up the foreground and
surround the shed. Off site, neighboring groves are visible in the background at the right edge of the
photograph. Hills that are part of Monserate Mountain, east of the Project site, comprise the
background. This TV depicts both the visual unity of the central portion of the site, consisting almost
wholly of grazed/non-irrigated vegetation, as well as the topographic diversity visible in this area.

TV 2 (Figure 11a) looks southward from the foundations of a former house in the northern portion of
the Project site. The foreground shows a small portion of the (disturbed) coastal sage scrub existing in
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the northern portions of the Project site. The middle ground includes the on-site grassy areas, the
prior shed, and some power poles. Citrus and avocado groves neighboring the site appear as the dark
green area above the left side of the Project boundary. The roofs of homes in the Lake Rancho Viejo
residential development can be seen beyond the San Luis Rey River, in the distance. I-15 and the Lilac
Road bridge over I-15, as well as the hills and mountains defining the valley in which the Project site
is located, make up the background of this photograph. This view reinforces both the general
continuity of the central portion of the site seen in TV 1 as well as the diversity of topography and
vegetation provided in the southern portion of the property and off site.

TV 3 (Figure 11b) was taken from the same location as TV 2, but looks westward. I-15 is visible in
the middle ground, at the left and right edges of the photograph, just above the property boundary.
A small hill on the northwestern border of the Project site blocks views to (and from) the interstate in
most of the middle-ground of the photograph. The hills west of I-15 make up the background of this
photograph; single-family estate style homes sited among these hills are visible. The dominance of the
topography over the built environment is notable, although the freeway and private residences are
clear components of this view.

TV 4 (Figure 11b) was taken from the intersection of Tecalote Lane and Old Highway 395, at the
entrance to the Pala Mesa Resort and looks eastward across I-15 at the Project site. Old Highway 395
and vegetation lining it comprise the foreground of this photograph and the primary developed view
elements. The vehicles on I-15 are also visible. The one existing residence on the Project site is visible
in the left-hand portion of the photograph, below the water tank on the hill in the background. The
areas of more natural vegetation on site are visible to the left (north) of the residence, and the grassy
areas that cover most of the southern portion of the Project site are visible to the right (south) of the
residence. The naturally vegetated hills that make up the Monserate Mountain range comprise the
background of this photograph and dominate the middle and background elements from this
viewpoint.

TV 5 (Figure 11c) is a wide-angle view taken from Pankey Road at SR 76. This photograph looks
northward from the very southern portion of the Project site. The intersection of Pankey Road and SR
76 is visible in the foreground, and Pankey Road extends away from the viewer, north of SR 76, in the
center of the photograph. Some small grassy areas are visible on the north side of SR 76, backed by
the dense riparian trees associated with the floodplain areas of Horse Ranch Creek. Hills and
mountains defining the valley in which the Project site is located make up the backdrop of this
photograph. While the topographic and vegetative diversity of the Project site and surrounds are
visible (note the riparian versus scrub habitat and valley versus hill and mountain formations),
foreground dominant elements from TV 5 include the paved and dirt roads and utility lines.

TV 6 (Figure 11c¢) was taken from the western edge of the I-15/SR 76 interchange. The Project site
generally is not visible from this intersection, except for very small portions between the trees in the
middle ground. The mountains to the east of the Project site, including Rosemary’s Mountain at the
right edge, are visible in the background. Mature vegetation, background hills and roadway elements
are equally dominant.

TV 7 (Figure 11d) was taken from northbound Old Highway 395, and looks northward at the Project
site and the surrounding area. Old Highway 395 generally parallels I-15 to the west. At the point
where this photograph was taken, Old Highway 395 is located at a higher elevation than the
interstate and both are visible. The view encompasses the hills and peaks surrounding the Project site,
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Project Site

Shed

Typical View 1: View eastward from central portion of project site.
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Typical View 2: View southward from house foundation in
northern portion of project site.

Typical Views
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Project Site

Typical View 3: View westward from house foundation in northern
portion of site.
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Project Site
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Typical View 4: View eastward from Tecalote Lane.
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Typical View 5: View northward from Pankey Road at SR 76.

Project Site
Southbound Rosemary’s Mountain
[-15 Off-ramp

SR 76

Typical View 6: View eastward from northwest corner of 1-15/
SR 76 interchange.
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Typical View 7: View northward from Old Highway 395,
north of Lilac Road overcrossing.
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Monserate Mountain

Typical View 8:

View from northbound 1-15
adjacent to south/central portion
of project site.

Monserate Mountain

Typical View 9:

View from northbound I-15 adjacent to
central portion of project site,

north of TV 8 location.

On-site Residence
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Typical View 10:

View from northbound 1-15 to
central portion of project site,
north of TV 9 location.
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Project Site

Typical View 11: View from southbound I-15 adjacent
to north/central portion of project site.

Rosemary’s Mountain Lancaster Mountain

Project Site

Typical View 12: View from southbound I-15 adjacent to north/central portion
of project site, south of TV 11 location.
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including Monserate Mountain in the center background. The Project site is located in the far middle
ground of the photograph, visible as a light-green swath of grassy area surrounded by darker
agricultural and riparian trees. Lake Rancho Viejo residential development, located just south of the
San Luis Rey River, is visible in the center of this photograph between the Project site and the
interstate and provides a visually dominant built element. Although it only comprises a portion of the
seen view, and the mountains with their orchards and native vegetation are topographically dominant,
the contrasting roof and structure color and density of the housing contrasts sharply with other more
natural or rural elements in the view.

TVs 8 through 10 (Figure 11e) illustrate a sequence of views from northbound I-15, starting downhill
from TV 5 and north of SR 76. TVs 8 and 9 illustrate the view toward the site blocked by berms and
vegetation. The grassy areas on the Project site (and immediately to the west of the Project site) are
blocked by the trees in TV 9, but are visible between the trees in TV 10. The single residence on the
Project site and the trees surrounding it are (largely obscured but) located in the middle of TV 10, and
Monserate Mountain comprises the background.

TVs 11 and 12 (Figure 11f) illustrate two typical views from southbound I-15. TV 11 looks directly
toward the Project site; the ridgeline along the northwestern boundary of the site is visible in the
middle ground at the left edge of the photograph. The grassy areas within the central portion of the
Project site are visible between this ridge and the hill to the west (right) of the freeway. Lancaster
Mountain is visible above the site, and neighboring groves are discernable above the ridge. TV 12 is
closer to the site along southbound I-15; the ridgeline is at the left edge of the photograph, and the
grassy areas are in the center. Although the Project site is in the middle ground, and views towards it
are open, dominant visual elements from these viewpoints consist of the mountains in the background
and north- and southbound lanes of I-15 in the foreground/mid-ground. The industrial developed
nature of the highway contrasts sharply with the more natural-appearing hills and the intervening
Project site elements are further visually minimized.

2.1.2 Surrounding Area

Surrounding Topography

The Project site is located in a narrow north-south trending valley generally referred to as the I-15
corridor. As shown in Figures 1la through 11f, the area surrounding the site is topographically
varied. The Project site is bordered on the east and north by Monserate Mountain and foothills. The
highest point in the Monserate Mountain range is at 1,567 feet amsl. A public trail maintained by the
Fallbrook Land Conservancy and accessed via the northern extension of Pankey Road winds to the
summit and provides views both to the east and to the west, over the Project site. Neighboring peaks
in this range step downward to the south, with the lowest peak reaching a height of 814 feet amsl.
Rosemary’s Mountain, a large rocky peak, reaches a height of 992 feet amsl east of the southern
boundary of the Project site, just north of the San Luis Rey River and SR 76.

The San Luis Rey River trends northeast to southwest within ¥4 mile of the southern extent of the
Project site. South of the river, Lancaster Mountain rises to 1,485 feet amsl, creating the southeastern
boundary of the I-15 corridor valley. The southern boundary of the valley consists of a series of hills
generally paralleling the river. I-15 extends north/south through these hills. At the freeway’s southern
summit within the viewshed, Lilac Road spans the hills over the highway with a visually prominent
bridge.
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West of the Project site and I-15, another north/south trending series of peaks creates the valley’s
western boundary. The highest among these peaks rises to approximately 929 feet amsl. I-15 climbs
in elevation to the north, as the Monserate Mountain range and the range west of the interstate
converge.

Surrounding Land Uses

Figure 10, the previously-cited Photograph Location Map, is an aerial photograph that illustrates the
various land uses and the visual character of the surrounding area. Some of the largely undeveloped
Monserate Mountain area is located within a resource conservation area owned and managed by the
Fallbrook Land Conservancy. A water tank is located northeast of the Project site, and a service road,
also serving as a recreational trail, trends along the mountain slopes, providing access to the tank and
ridgeline. Citrus and avocado groves and passive agriculture are the primary land uses east of the
Project site (between the property boundary and Monserate Mountain and south of SR 76). Disturbed
by largely undeveloped uses are present on adjacent land to the west of the Project site and east of
I-15 (proposed Campus Park West site), including a model airplane landing strip. That site also
contains some undeveloped wetland habitat.

Open space also exists south of the Project site, associated with the San Luis Rey River. The river is
identified as a Resource Conservation Area in the San Diego County General Plan, both for sensitive
species and “large patches of Riparian woodland vegetation” (X-K-18).

The primary land use surrounding the Project site, besides agriculture, is residential. Residential
development includes a subdivision (Lake Rancho Viejo) of tile-roofed, single-family homes south of
the river and the Project site. Large, estate style single-family residences on large lots are located
among the hills west of the Project site and I-15. Landscaped yards, small-scale agricultural facilities
(e.g., nurseries, and citrus or avocado groves), varied topography transected by winding roads, and
mature trees make up the visual character of the area. Night lighting from the residences west and
south of the Project site is visible from public roadways in the area, but is filtered by existing mature
vegetation. Some native vegetation and undeveloped areas are scattered among these hills. The Beck
Reservoir and the Engel Family Preserve, owned by Fallbrook Land Conservancy, are also located in
the hills west of I-15. Pala Mesa Resort, a private resort with a golf course, is located at the bottom of
the hills to the west of the highway, directly across I-15 from the Project site, and is clearly visible on
Figure 10 as tree-rimmed greensward.

A group of homes and some nursery facilities are located among the hills east of the highway and
north of the Project site; local topography blocks most views of the Project site from these homes.

No public parks or recreation areas other than Monserate Mountain trail, which extends to the north
and northeast, exist near the Project site on the east side of I-15. A trail owned and maintained by the
Fallbrook Land Conservancy within the Engel Family Preserve is located near the top of the hills
paralleling I-15 on the west. This trail is accessed from Sumac Road and overlooks the I-15 corridor
and much of the Project site.
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2.2 Project Site Visibility

2.2.1 Project Viewshed

A “viewshed” is an analytical tool used to aid in the identification of views that could be affected by a
potential project. The viewshed is defined as the surrounding geographic area from which the project
is likely to be seen, and is delineated based on topography and land use patterns. The viewshed
boundary for the Proposed Project was determined through the analysis of aerial photographs and
topographic maps, and was field verified by Project analysts. Variations between potential visibility to
the site and actual possible views are discussed in the text below. The viewshed boundary represents
the geographic limits for this visual assessment.

Figure 12, Viewshed Map, illustrates the Project viewshed on an aerial photographic base. The
viewshed generally is confined to the areas within the ridgelines that surround the I-15 corridor and
define the river valley in this area. The ridgelines of Monserate Mountain and Lancaster Mountain
comprise the eastern viewshed boundary while the hillsides west of I-15 delineate the western
viewshed boundary. The southern and northern viewshed boundaries are defined by the peaks
spanned by the West Lilac Road bridge approximately 1'2 miles to the south and the hills leading
upward to Mission Road to the north. Smaller peaks and hillsides and the depression of the river
valley create areas within these defined boundaries from which views to the Project site are shielded.

2.2.2 Existing Viewer Sensitivity

Viewer response is composed of two elements: viewer sensitivity and viewer exposure. These elements
combine to form a method of predicting how the public might react to visual changes brought about
by project implementation.

Viewer sensitivity is defined both as the viewers’ concern for scenic quality and the viewers’ response to
change in the visual resources that make up the view. Local values and goals may confer visual
significance on landscape components and areas that would otherwise appear unexceptional in a visual
resource analysis. For the Proposed Project, viewer sensitivity has been identified based on the
analysts’ experience in similar settings and County planning documents (i.e., General Plan and
Fallbrook Community Plans, discussed in Section 2.3 of this document).

Viewer exposure is typically assessed by measuring the number of viewers exposed to the resource
change, type of viewer activity, duration of the view, the speed at which the viewer moves, and
position of the viewer.

Motorists

The visual experience of motorists traveling on I-15 is varied, and in the area of the Project site
primarily includes views of agriculture and open space, although residences and businesses are also
visible south and west of Project site. The highway is heavily traveled, being one of the main north-
south routes between the San Diego and the San Bernardino/Riverside areas and beyond. I-15
provides views of the Project area and surrounds to 128,000 vehicles north of the SR 76 interchange
and 123,000 vehicles south of the SR 76 interchange each day (LOS Engineering, Inc. 2009). The
southern portion of the Project site is located approximately 2,000 feet east of I-15, and is not
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generally visible from the highway due to view-restricting vegetation and topography. The northern
third of the Project site generally is located closer to I-15; the closest portion of the boundary line lies
within 200 feet of the freeway. Views toward the Project site from I-15 (some open and some
restricted) are available to motorists traveling along I-15 next to the Project site. As the site extends
roughly north-south for approximately two miles, but is also visible for northbound travelers from the
south prior to reaching the site, it would be within the larger viewshed seen by the motorist for
approximately two minutes at freeway speeds.

Portions of the Project site are visible from Old Highway 395 (roughly paralleling I-15 to the west)
and from SR 76 near the southern boundary of the Project site. SR 76 is posted at 55 miles per hour
(mph), and Old Highway 395 is posted at 40 mph (although prevailing speeds of approximately 60
mph are identified in the Project Traffic Analysis [LOS Engineering, Inc. 2009}). Views from these
roadways generally are brief and transitory due to the relatively high travel speeds, and intervening
vegetation/topography (and for Old Highway 395, the juxtaposition of I-15 vehicular activity between
the viewer and the site). Open views encompassing the site exist from Old Highway 395 as it drops
toward the valley from the hills to the south, and SR 76 where it abuts the project for a short distance.
Refer to Figures 11b through 11f, discussed above, for illustrations of views from these public
roadways.

In general, drivers and their passengers along these roads are expected to be passing through the area,
on their way to larger communities/destinations to the north or south. Area residents would make up
a smaller, but perhaps more common, percentage of the viewers along these primary north/south
roadways.

Although drivers passing through the area are expected to note project-related changes to the roadway
and be affected by them, their primary focus is on speed of travel and interaction with other drivers on
the road. This combined with both the relatively short duration of exposure time and the number of
competing visual elements due to the expansive viewshed, is expected to lessen the importance of
specific view elements for this group of viewers. Although speed and traffic conditions would
comprise an element of/ distraction from passenger views as well, it generally would be to a lesser
extent than for the driver. In these cases, passengers within the vehicle could be more focused on the
passing viewscape. Although lessened in level of effect, any distraction at all, when combined with the
relatively short duration for visibility, would result in the visual impact of specific view elements being
less important for this group of viewers (e.g., less important relative to viewers such as residents,
discussed below).

Residents

Numerous homes are located within the Project viewshed west of the Project site and I-15. Large,
estate-style single-family residences are located on the eastern slopes of the hills west of I-15. Many
residents in this area have elevated views of at least a portion of the Project site. These are long-term,
stationary views toward a generally rural area with mountainous backdrop. Some residents at higher
elevations may see the Lake Rancho Viejo single-family subdivision south of the San Luis Rey River.
(Views from Lake Rancho Viejo toward the Project site generally are restricted by topography and
vegetation; the Proposed Project would not alter these view-restricting features.)

As shown on Figures 10 and 11a through 11f and previously described, the area west of I-15 consists
of rugged terrain. Homes are sited throughout the hills, with a substantial amount of local

HELIX

Visual Impact Analysis for the Campus Park Development Project | PAS-01 | September 2009 v,




0 1,500 3,000 6,000
ey — Feet

I\ArcGIS\P\PAS-01 Passarelle\Map\ENV\Visual\Fig12_Viewshed.mxd-05/20/08- KF

HELIX

Beck
Reservoir

RS Drive
Qe

)
E
%
Q
%
Z
%
PR Y
$ %
& > S
Z 2
A )
» o
B
Pala Mesa Heights Drive
TecaloOt®
L8
>
T ™ >
Yy <% <
%
g
&
Q%
5 9%
&Ly
& 2
&%
Q
o &
SR
RSN
Vo
%‘b‘
L
Ilac ROad

Project Boundary

Viewshed

Viewshed Map
CAMPUS PARK VISUAL IMPACT ANALYSIS

Figure 12




topographic variation (small hills, bumps and gullies located on the larger hill forms). Residential
landscaping also provides frequent shielding of view elements, both from the home where the
landscaping is installed as well as for adjacent structures. In other cases, residential (or related)
structures themselves block views.

Regardless, where views exist, they can be expansive, and many homes are sited specifically to take
advantage of these open views. In these instances, open views encompassing adjacent developed uses,
the I-15 corridor valley, and the surrounding mountains to the east are visible, with Monserate
Mountain and associated ridge features providing a dominant and natural background to the views
from this area.

Residential viewers would be expected to be more sensitive to changes in the immediate viewscape.
For these viewers, the Project area can provide an often-seen and intimately known view.

Recreationalists

Monserate Mountain Trail, a hiking trail, is located north and east of the Project site. Portions of this
trail are included in the County of San Diego Trail Master Plan. Views to the Project site from the
trail generally are blocked due to local topography; however, some portions of the trail offer
unrestricted overviews of the Project site, particularly where the trail parallels the northern and
northeastern boundaries of the Project site. In these areas the project site makes up the foreground of
views that also encompass the I-15 corridor and points beyond. Currently these views include natural
vegetation and grassy areas on the Project site; groves neighboring the site in the middle-ground; and
some residences, agriculture, highways, and natural areas in the background. The viewer has an
expansive view over a diverse landscape. The dominant features of the view (the up-close scrub
habitat in the foreground, the grassy areas in the middle ground which draws the eye due to the
change in color and scale of the non-vegetated area in contrast to the surrounding area, and the
dominant topographic features in the background) all combine to create a primarily natural to rural
view from this locale (discussed as Key View 6, within Subsection 3.3.1, Permanent Visual Effects,
below).

Another trail is located in the Fallbrook Land Conservancy’s Engel Family Preserve, accessible from
Sumac Road just south of Pala Mesa Drive. This preserve is located in a mostly residential area west of
I-15. The preserve’s trail provides an extensive, elevated view of the San Luis Rey River Valley and the
I-15 corridor, including the Project site and Monserate Mountain in the background. This trail is
primarily a hiking trail; views of the Project site are available from a seating area that overlooks the
valley. The viewer looks over I-15 and the intervening Pala Mesa Resort (down slope and in the
foreground), to a view comprised primarily of open space and agricultural uses (discussed as Key View
7, within Subsection 3.3.1, Permanent Visual Effects, below). Again, the existing view is one of
diversity — with developed, natural and agricultural elements — but the scale of the agricultural areas
and hillsides/ mountains dominate the visual experience.

Individuals using the cited trail system would be expected to be more sensitive to changes in the
immediate viewscape. Per the Fallbrook Land Conservancy (May 2007: pers. comm.) estimated users
average two-to-three individuals per day for the Monserate Mountain Trail, and two-to-three
individuals per week for the Engel Family Preserve. Viewers using these trails would be moving at
pedestrian rates of travel, or even sitting at overlooks (such as within the Engel Family Preserve). As a
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result, they are expected to be sensitive to Proposed Project modifications to the existing setting, as
well as, potentially, any change from a more to less “natural” experience.

There are no public parks in the vicinity of the Project site. Several private golf courses exist within
five miles of the Project site. The nearest is Pala Mesa Resort, directly west of the Project site and
separated from it by I-15. The vegetation and landforms within this public golf course screen golfers’
views of the highway and the Project site.

2.3  Applicable Policies and Planning Documents

Visual resources may be subject to plans and policies developed to ensure adequate consideration is
given to preserving and/or enhancing the visual qualities of an area. These policies aid in evaluation of
the planning agency/community perception of visual qualities within an area, as well as providing
guidance as to whether Proposed Project modifications would be visually compatible with
County/community goals. The Proposed Project is subject to the following guidelines and policies.

2.3.1 State of California

California adopted a Scenic Highway Program (Streets and Highways Code, Section 260 ez seq.) in
1963 to preserve and protect scenic highway corridors from change that would diminish the visual
quality of areas that are adjacent to highways. The scenic designation is based on the amount of
natural landscape visible to motorists, the scenic quality of the landscape, and the extent to which
development intrudes upon the motorist’s enjoyment of the view.

I-15 is classified as an “Eligible” California Scenic Highway from SR 76 north to SR 91 near the city of
Corona. Since the Project site is immediately north of SR 76 and east of I-15, it is located within the
Scenic Highway corridor. The eligible designation can be changed to “officially designated” when the
local jurisdiction adopts a scenic corridor protection program, applies to the Department for a scenic
highway approval, and receives notification from Caltrans that the highway has been designed as a
Scenic Highway.

2.3.2 County of San Diego

General Plan - Scenic Highway Element

The Scenic Highway Element of the County General Plan (adopted January 1975, amended
December 1986) was established to preserve and enhance the County’s scenic, historic and recreational
resources with a network of scenic highway corridors. The County has designated numerous roadways
as scenic routes, based on the following criteria:

e Routes traversing and accessing major recreation or scenic resources

e Routes traversing lands under the jurisdiction of public agencies

e Routes supported by significant local community interest

e Routes offering unique opportunities for the protection and enhancement of scenic
recreational and historical resources
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SR 76 from El Camino Real east to I-15, excluding the portion within the City of Oceanside, is a
County-designated First Priority Scenic Route (route meeting three or more of the Scenic Highway
System Priority List criteria) and is located > mile west of the southern edge of the Project site.

I-15 from SR 76 north to the Riverside County line is a County Third Priority Scenic Route (route
meeting one of the criteria). Since no public agency holds a large block of land in this area, it is
assumed that the designation was based on the presence of scenic resources or significant local
community interest.

Reche Road and Mission Road also are listed as second priority scenic routes (routes meeting two of
the above criteria). Reche Road extends westward from Old Highway 395, west of I-15 and
approximately one mile north of the project site. Mission Road is an east-west trending road located
approximately 1.5 miles from the north edge of the project site.

County of San Diego Fallbrook Community Plan, Fallbrook Design Guidelines, and I-15
Corridor Subregional Plan

The Project site is located within the Fallbrook Community Plan area and the I-15 Corridor
Subregional Plan area. Goals and policies within the Fallbrook Community Plan related to the
Fallbrook Design Guidelines, as well as elements in the I-15 Corridor Subregional plan that are
applicable to the Proposed Project, are detailed in Table 2 (provided at the back of this report), in the
discussion of Guideline No. 3 in Section 3.3 of this report. Standards relating to site planning; walls,
fences and berms; landform; vegetation retention; parking and circulation; lighting; landscaping; non-
motorized circulation; building equipment and services; architecture; and signage are included.

2.3.3 Resource Protection Ordinance

The County’s Resource Protection Ordinance (RPO) provides special regulations applicable to certain
types of discretionary applications, including tentative maps. The ordinance focuses on the
preservation and protection of the County’s unique topography, natural beauty, diversity, natural
resources, and quality of life. It is intended to protect the integrity of sensitive lands including
wetlands, wetland buffers, floodplains/floodways, sensitive habitats, cultural resources, and steep
slopes (lands having a natural gradient of 25 percent or greater and a minimum rise of 50 vertical feet,
unless said land has been substantially disturbed by previous legal grading), all of which are
components of visual quality and community character.

On July 23, 2004, the County Planning Commission granted an RPO exemption for the Campus
Park and Campus Park West developments consistent with the RPO exemption of all or any portion
of a Specific Plan Area with at least one Tentative Map or Tentative Parcel Map approved prior to
August 10, 1988, subject to specific findings made by the Planning Commission, or, on appeal, the
Board of Supervisors at a public hearing.

2.3.4 Hillside Development Policy (I-73)
The County’s Hillside Development Policy requires that development of building sites in hillside areas

be planned and constructed so as to provide building sites while optimizing the aesthetic quality of the
final product/site. Physical site resources to be preserved or enhanced include existing natural terrain,
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established vegetation, visually significant landforms, and portions of a site that have significant
on-site vistas.

2.3.5 Dark Skies/Glare

The County of San Diego Outdoor Lighting Ordinance (Division 9, sections 59.101-59.15 of the San
Diego County Zoning Ordinance) seeks to control undesirable light rays emitted into the night sky in
order to reduce detrimental effects on astronomical research. Zone A, defined as the area within a 15-
mile radius centered on the Palomar Observatory and within a 15-mile radius centered on the Mount
Laguna Observatory, has specific light emission restrictions. The unincorporated portions of San
Diego County not within Zone A fall within Zone B, and are subject to lesser restrictions. Outdoor
lighting, such as security or parking lot lighting, must be less than 4,050 lumens and fully shielded
within Zone B. The Project site is located approximately 17 miles from the Palomar observatory and
even further from the Laguna Observatory, and is therefore within the Outdoor Lighting Ordinance
Zone B.

3.0 VISUAL IMPACT EVALUATION

3.1  Guidelines of Significance

The Project will result in a significant impact if it would:
Visual Resonrces

1. Change the composition of visual pattern in the visual environment and the change would be
incompatible with the existing visual character in terms of dominance, scale, diversity, and
continuity.

2. Result in physical changes that would substantially degrade the quality of an identified visual
resource, including but not limited to, unique topographic features, steep slope lands (as
defined in the County’s RPO), ridgelines, undisturbed native vegetation, surface waters and
major drainages, public parks, or recreational areas.

3. Result in physical changes (i.e., land disturbing activities) to the visual environment that
would demonstrably and adversely effect the viewshed of a designated scenic highway, scenic
vista, or the I-15 Corridor Subregional Plan area (as contained in the Fallbrook Community
Plan).

Dark Skies and Glare
4. Install outdoor light fixtures that do not conform to the San Diego County Light Pollution

Code (Sections 59.108-59.110) lamp type and shielding requirements and County Zoning
Ordinance.
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5. Install highly reflective building materials including, but not limited to, reflective glass and
high-gloss surface color in areas that will be visible along roadways, pedestrian walkways or in
the line of sight of adjacent properties.

3.1.1 Guidelines Sources

Guidelines Nos. 1 and 2 are derived from the CEQA Guidelines, Appendix G, Environmental
Checklist Form, and are intended to support definition of whether a proposed project will have a
significant impact on visual character and quality. These two significance guidelines also are based on
established principles from the most widely used and accepted visual resource assessment
methodologies, including the U.S. Department of Transportation, Federal Highway Administration’s
Visual Impact Assessment for Highway Projects; the U.S. Department of Agriculture, Forest Service Visual
Management System; and the U.S. Department of Interior, Bureau of Land Management (BLM)
modified Visual Management System. The concepts contained in these assessment approaches provide
accepted practices for evaluating visual resources both objectively (visual character) and subjectively
(visual quality). This is accomplished by comparing the existing visual environment to the
construction and post-construction visual environment; and subsequently, determining whether the
project will result in physical changes that are deemed to be incompatible with visual character or
degrade visual quality, as outlined in Guideline Nos. 1 and 2.

The terms “dominance,” “scale,” “diversity,” and “continuity” in Guideline No. 1 are defined as
follows:

e Dominance in pattern character occurs when a specific feature is prominently positioned,
contrasted or extended to a point where the specific feature strongly influences the pattern
character of a scene (e.g., a telecommunications tower in an undeveloped area).

e Scale is the size relationship among landscape components in the visual environment. Scale is
the result of the overall size and positioning of pattern elements and character (e.g., the scale
of a power plant is greater than that of a backup generator).

e Diversity is the frequency, variety and positioning of pattern elements. The more these
pattern elements are intermixed, the greater the resulting diversity (e.g., a town sited between
a highway and river, surrounded by a combination of residential uses, agricultural operations
and natural landscape would have a high level of diversity).

e Continuity is the uninterrupted flow or transition among pattern elements (e.g., miles of
grasslands on rolling hills would comprise high continuity).

Guideline No. 3 is based in part on the principles discussed above as well as the Scenic Highway
Element and Fallbrook Community Plan. Any impacts to visual quality and character of scenic
highways, vistas, and I-15 Corridor will be evaluated in terms of visual quality and character. In
addition, the project is required to be in conformance with applicable County standards related to
aesthetics, including the General Plan and standards that apply to the I-15 corridor, such as the I-15
Corridor Subregional Plan. Non-compliance would result in a project that is inconsistent with County
standards and may result in a potentially significant impact.

Guidelines Nos. 4 and 5 rely on the lamp and shielding requirements established in the San Diego

County Light Pollution Code (Sections 59.108-59.110) that have been determined to effectively
reduce impacts on dark skies. The standards are the result of a collaborative effort between technical
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lighting experts, astronomers, and County staff to effectively address and minimize the impact of light
pollution on dark skies. The standards were developed in cooperation with lighting engineers,
astronomers, San Diego Gas & Electric Company, Palomar and Mount Laguna observatories, San
Diego County Department of Planning and Land Use and Department of Public Works, and local
community planning and sponsor groups. As outlined under the Legislative Intent of the LPC
(Section 59.101), “The intent of the Division is to restrict the permitted use of outdoor light fixtures
emitting undesirable light rays into the night sky which have a detrimental effect on astronomical
research.” The Code was written specifically to ensure that new outdoor lighting would have minimal
impacts on astronomical observatories. Therefore, compliance with the ordinance is, by definition,
assurance of no significant impact. The corollary to this is that non-compliance results in possible
significant impacts. Therefore, a project that exceeds these significance guidelines would represent a
potentially significant impact on dark skies.

3.2 Analysis Methodology

In compliance with the guidelines of significance and analysis methodologies determined for the
Proposed Project, this analysis includes the following elements and considerations:

e Cross-sections of major areas of grading and comparison of the existing condition and visual
prominence of the Project on finished grade.

e A map of the viewshed and a discussion of communities and roads from which it may be
viewed as a prominent feature.

e Photo simulations of the Proposed Project from selected Key Views.

e A discussion of the compatibility of the scale and mass of the Proposed Project with the
surrounding area.

e A discussion of the architectural style of the structures and their site utilization related to the
manner in which surrounding properties have developed.

e A discussion of the proposed landscape plan in light of the ability of the plantings to soften the
exterior appearance and relative massiveness of the proposed structures.

3.3 Analysis of Project Effects and Determination of Significance

Analysts conducted a field survey to assess the visibility of the Proposed Project from the surrounding
area. Key Views, consisting of photographs taken from public viewpoints, are used below to support
the analysis. These were identified based on the number and frequency of views, the potential
sensitivity of viewers, and the types of Project-related features that would be visible. Locations for key
views to the Project site were selected using the following criteria:

e Type of viewers/viewpoint (public views generally are considered more sensitive than private
views)

e Breadth of the view (views taking in a number of elements rely less on any one element than
those focusing on a specific criterion)
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e Depth of the view (increased distance from the observed element makes it appear smaller, less
detail is registered, and visibility may be affected by atmospheric conditions such as fog, smog,
etc.)

e The amount of time (duration) and/or number of times each observer is exposed to the view

e Number of viewers exposed to the view (a greater number of viewers makes the view more
sensitive)

e Designated scenic viewpoints and scenic highways are considered sensitive viewpoints

3.3.1 Permanent Visual Effects

Refer to Figure 10 for the locations of the key views discussed below, and to Figure 13 for a map
depicting the location of the cross-sections also included in the discussion below.

Incompatible Change in the Composition of the Visual Environment (Guideline No. 1)

This section addresses perceived change to existing views to the property based on implementation of
the Proposed Project for most public and private viewers. The discussion addresses land uses and
related structures and landscaping proposed by the Campus Park Project, implementation of the
conceptual landscape plan (Figure 6), as well as sound walls proposed to attenuate noise levels for
potential new residents of the Project site (Urban Crossroads 2009). Primary locations for views to the
Proposed Project are discussed, starting with I-15, which provides some of the closest and most
consistent views to the Project (the reader is also referred to the discussion of I-15 under Guideline
No. 3, below, which addresses conformity with I-15 scenic corridor guidelines). Four simulations from
I-15 are presented in the discussion below. Cross-sections also are provided to illustrate proposed
grading at several key points (see Figure 13, as noted above).

Views from I-15

The alignment of I-15 allows for a variety of visual experiences for drivers approaching and traveling
through the valley within which the Project is located. Expansive views of the I-15 valley corridor are
available from both the north and the south approaches. These views include large portions of the
valley, the San Luis Rey River, surrounding hillsides, and a local landmark bridge spanning the
hilltops at the valley’s southern edge. Most houses within this portion of the I-15 corridor that are
visually accessible to drivers on both north- and southbound I-15 are located in neighborhoods west of
the freeway, are sited on large lots, and are not highly visible due to ornamental landscaping. Lake
Rancho Viejo, high contrasting and highly visible (generally due to the red tile roofs), more dense
homes are located south of the San Luis Rey River and east of I-15. These latter homes currently
constitute a discordant element within the surrounding area, which generally appears open,
agricultural, and primarily undeveloped immediately adjacent to the river.

As stated in Section 1.3 of this report, the Proposed Project would develop multiple uses, including
single-family and multi-family residential, professional office, a Town Center, commercial/retail and
recreational uses. The Proposed Project also would preserve riparian and some upland vegetation
existing on the Project site within dedicated open space lots. Additionally, most of the southwestern
portion of the Project site would be preserved in open space, including vegetation within Horse Ranch
Creek. The only proposed development within the southern third of the Project site consists of multi-
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family housing abutting SR 76 and sewer pump station, and the trail staging area west of the housing
area and Pala Mesa Drive.

Figure 14, Photo Simulation Key View 1, provides a simulation depicting the level of change
potentially seen by northbound drivers on I-15, approximately 1 mile south of SR 76. Various
elements of the Proposed Project would be visible within northbound views including single-family
housing in the northern portion of the site, Town Center and multi-family residential buildings in the
center of the site, and the multi-family residential area along SR 76. The simulation depicts the
residential buildings in off-white with earth-tone roofs, and the Town Center buildings in white to
generally illustrate worst-case massing.

Visual buffering provided by landscaping is not shown, including trees proposed for Project
installation along SR 76, and achieving up to 30 feet in height at maturity. Streetscape and HOA
planting throughout the development, as well as landscaping installed by private homeowners in the
more northerly portions of the project would additionally increase greenscape effects. As illustrated by
the simulation, a number of elements attenuate adverse visual effects from this locale. These include:
retained riparian areas, lack of change to surrounding groves, the small scale of area actually affected
within the expansive view seen, lack of change to the natural background slopes that play such a
dominant visual role in this view, and the visual repetition of the natural light and dark “speckling”
shown by boulders on steep hillsides within vegetation being echoed in the structure walls versus roofs
and interspersed greenbelts. The combination of these elements would result in a less than significant
level of compositional change from this segment of the scenic highway.

From its southern boundary along SR 76, the Project parcel extends approximately 2 miles
north/south at a variable distance east of I-15. As noted above, motorists traveling on I-15 at the
speed limit of 70 mph would be driving next to the Project site for less than two minutes. During this
time, views toward the Project site and the surrounding hillsides are somewhat restricted by
vegetation and topography, particularly adjacent to the southern and northernmost portions of the
Project site. The creek extends along approximately one mile of the Project site boundary, and
supports large trees. The trees restrict views to the Project site from I-15, particularly for
approximately one half mile where the creek (and the site boundary) are closest to the freeway. The
trees would prevent motorists traveling north on I-15 from seeing the multi-family and Town Center
buildings when closest to them. Next to the north-central portion of the Project site, however, the
upstream areas of Horse Ranch Creek are narrower and support less vegetation. More open views are
available and include the on-site and neighboring grassy areas and abutting Monserate Mountain.
The reader is again referred to Typical Views 8 through 12 (Figures 11e and 11f).

Cross-section A (Figure 15) was drawn across a point on I-15 northbound approximately 2%4 miles
north of Key View 1 and 1Y mile north of SR 76, near the center of the Project site, through the
Project site in an east-west direction, and illustrates the relationship of the Project site to the
interstate. Old Highway 395 and I-15 are located at the far left edge of this cross-section. The
Project site in this area is generally flat, sloping up slightly to the east (right edge of the cross-section)
and at the same general elevation as I-15. The slow rise in topography to the east across the Project
site, and the retention of all proposed development generally toward the valley floor in relation to the
steeper rise east of the Project site, is illustrated.

Figure 16, Photo Simulation Key View 2, depicts the existing and post-construction Project conditions
from Key View 2, taken from northbound I-15 more than three miles north of Key View 1, near the
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central part of the Proposed Project. This view looks northeastward across the Palomar College
property and then the Project site. Grassy areas are dominant elements in the existing view; however,
other vegetation also is visible. Trees located near former home sites and in the on-site canyons are
visible in the center of the view; the existing residence is also visible among these trees. Monserate
Mountain makes up the background of this view. Some vegetation that grows at the border of the
Project site and I-15 is visible at the left edge of the photograph.

The Proposed Project would develop several types of buildings in the grassy areas currently visible
from Key View 2 and other portions of I-15 next to the northern portion of the Project site. Single-
family homes would be located to the north and east, in the grassy areas that abut the adjacent
mountains, in the middle-ground of this view. Office professional uses would be located westerly of
the residential uses, along the western property boundary. The view from this viewpoint of PO-1 and
PO-2, with the residential areas located behind them, provides the focus of the simulation.

Prior to landscaping of individual lots by private homeowners, the view from northbound I-15 toward
these houses would show structure walls and building roofs. The houses would have varied shapes and
heights (not exceeding 35 feet) and earth-toned roofs and would appear small in scale due to the
distance of approximately 1,500 feet (V4 mile) from the viewer. Any adverse effect would be further
subdued as individual lot landscaping is added and homeowner trees/shrubs mature within community
maintained landscaping.

Streets would be lined with small- to medium-sized trees with broad canopies. Manufactured slopes
between groups of houses or along the eastern edge of the Proposed Project may be visible from
northbound I-15 in the short-term, but as shown in Figure 16, would be quickly obscured from off-
site views by the Proposed Project streetscapes. These would be part of the fuel-modification/fire
safety zones surrounding the group of houses. The slopes would be planted with shrubs and trees with
similar visual character to those on the surrounding hillsides, providing a visual transition between the
ornamental landscape within the development and the preserved native vegetation and open space in
the surrounding hills.

The office professional buildings (PO-1 and PO-2) would be closer to the viewer than the residential
areas. Project-required sound walls are visible behind and at a higher elevation than the office
professional buildings; these are depicted in light brown/tan (and again, for purposes of visibility,
without the vining vegetation that would cover them pursuant to the landscape plan). Horse Ranch
Creek Road would be lined with street trees planted 40 to 50 feet on center that would be visible in
front of these buildings and facilities; these trees would soften the building masses and provide
vegetative screening.

The trees along Horse Ranch Creek Road and vegetated roadway slopes would comprise a major part
of the view. Project assumptions assume a range of tree plantings (15 gallon to 24-inch boxes) with
planted heights of 8-to-12 feet at installation, and 2-to-3 feet of growth per year. These assumptions
were reflected in the modeling assumptions. Trees depicted in the simulation were modeled to
average 24 feet in height five-to-seven years after planting, additionally randomized in the model by
15 percent. At maturity, the trees depicted would be approximately 30 to 40 feet in height. The
office professional buildings would be no higher than 35 feet; therefore, from this vantage point the
street trees would be approximately as high as the buildings and would act as a visual screen. Portions
of the buildings would be visible behind the trees, as they would be spaced to allow 20 feet between
mature canopies pursuant to the Project FPP. The simulation shows PO-1 at the left-hand side of the
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simulation. The larger tan building just left of center in the depiction represents the side of the
one-story PO-2 development that is closest to the property line (i.e., immediately east of the future
Palomar College campus). As illustrated in the simulation, the other buildings in PO-2 are
additionally obscured by set back from the property line, with an intervening parking lot. Trees
associated with Project-required parking lot landscaping provide additional shielding.

As illustrated by the simulation, a number of elements minimize adverse visual effects from this locale.
These include: lack of change to the natural background slopes that play such a dominant visual role
in this view, the relatively small scale of Project features within the expansive view seen, the
articulation of the architectural features, and coloration of the roofs. In addition, the interspersed
vegetated areas would create a visual repetition of the natural light and dark variations of the
background vegetation, and the street trees and Project landscaping would reduce the visible mass of
the buildings. The combination of these elements would result in a less than significant level of
compositional change from this segment of the scenic highway.

Figure 17 illustrates a photo simulation from Key View 3. Key View 3 was taken from the
northernmost point in the Project’s viewshed, along southbound I-15, more than 1 mile north of Key
View 2 and approximately 1'% miles south of the Mission Road exit, just north of the Stewart Canyon
Road under-crossing. As shown in this key view, local topography (e.g., the hill at the northwestern
corner of the Project site) blocks views to most of the property. This hill restricts some views toward
the Project site from southbound (and northbound) I-15 near the northernmost portion of the Project
site. A small portion of the Project site is visible in the photograph’s middle ground as the road curves
to the right. Hills to the south and east of the site and citrus/avocado groves neighboring the Project
site at the foot of these hills comprise the background of the photograph. These background hills
would not be altered by the Proposed Project, and would continue to provide a background for views
similar to those in Key View 3.

Also as shown in the photo simulation, visible portions of the Proposed Project from the vicinity of
Key View 3 include the upper stories, roofs, and tree canopies of the single-family residential
neighborhoods, and slopes. These slopes would be planted and managed to provide both a fire safety
buffer and a visual transition between the ornamental landscaping of the developed portions of the
Proposed Project and the native vegetation of the open space areas and surrounding mountains.
Portions of the Proposed Project that may be visible to the right (south) of the hill would include
distant professional office buildings, the sports complex, the Town Center, multi-family residential
buildings, and planting associated with Horse Ranch Creek Road. Town Center structures are
planned to be one-story buildings ranging from generally 28 to 39 feet in height at roof peak. Finally,
the multi-family residential buildings along SR 76 also are visible. The depiction is a worst-case
illustration. It shows proposed structures and the partial shielding provided by intervening
topography as well as the low-lying nature of the Proposed Project relative to the magnitude of the
surrounding topography. Even in this worst-case simulation, it can be seen that the change in
composition is not incompatible with the existing setting. The dominance of the surrounding hills
and mountains continues to draw the viewer’s eye. Adverse effects would be lessened once the
additional attenuating factors are incorporated. These factors include applying softer colors for the
buildings and screening vegetation shown for the site on the Project landscape plan (refer to Figure 6).
As the Project landscaping matures, more green and less of the buildings would be visible, additionally
relating the current vegetatively barren site to the abutting hillside groves. Overall, given the
intervening topography, the minimizing effect the rise in elevation of I-15 has on “shortening”
building mass, the location of proposed elements toward the base of slopes, and the beneficial effect
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demonstrated by Project-required landscaping, changes to the I-15 viewshed are determined to be less
than significant from this viewpoint.

Figure 18 (Cross-section B) was drawn through a point on I-15 approximately 1 mile south of Key
View 3, near Key View 2, and extends from Old Highway 395 eastward and slightly southward
through the northern portion of the Project site. Old Highway 395 and I-15 are shown at the left
(west) edge of the cross-section. The Project site slopes upward to the east (right edge of the
cross-section). Cross-section B illustrates cutting and filling of the existing grade to create flat pads on
which the single-family dwellings, roads, and the active-sports park site would be located.

The manufactured slopes created by Project grading may be visible from I-15, but generally would be
planted with shrubs and trees that would provide erosion control and would visually screen the slopes.
The vegetation required by Project design would effectively lower any adverse effect associated with
these fill and cut slopes to less than significant levels. Particularly with regard to the largest cuts on
the east side of the Proposed Project, however, the erosion control hydroseeding would be critical to
maintaining current views from off-site westerly viewers. The reader is referred to the discussion in
Guideline No. 2 for additional information on this topic.

Figure 19 illustrates a photo simulation from Key View 4. Key View 4 was taken from a moving
vehicle at a point on southbound I-15 adjacent to the northern portion of the central Project site, near
Cross-section B and northward-looking Key View 2, and illustrates a southwesterly, open view toward
Project site, with the Palomar College property in the foreground. Rosemary’s Mountain and
Lancaster Mountain comprise prominent background features in this view. The citrus groves that
border the Project site to the east are also visible; these groves spread northward toward the left edge
of the photograph. Brown, grassy flat areas and power lines on and adjacent to the Project site are
visible between the groves and the northbound I-15 lanes in the foreground.

Similar to the I-15 northbound views, views from southbound I-15 would include developed elements
following Project implementation. The Key View 4 simulation illustrates a portion of the project site
that would be visible from the freeway, as seen in Figure 19. The single-family homes of planning
area R-1 and the office professional structures are seen in this simulation with the proposed structure
fagades, including the metal and stucco/stone accents and glass windows of the office b